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Foreyord

Ae a publlc eervlce t.o asBlst loeal houslng activities through
cleErer underetandtng of local housing raarkeE condltions, FIIA
lnitlated publtcaElon of tts comprehenelve housing market analyses
early ln 1965. Uhlle each report ls deelgned specifically for
FflA use ln admlnlgt,erlng lts mort,gage lneurance operatlons, it
ls expected that the factual lnformatlon and rhe flndings and
concluslons of theae reports wl1l be generally useful also to
bullders, nortgagees, and others concerned wlth local houslng
probleura and to othere havlng an lntereoE In local economic con-
dltlonr and trends.

Slnce aarket analyele te not an eract sclencer the judgmental
factor 1s lnportent tn the develoFent of flndlnge and conclusione.
There wlll be dlfferencee of oplnlon, of course, in the inter-
protttlon of avallable factual lnformatlon in determinlng the
absorptlve capaclty of the market and the requirements for matn-
tenance of a reaaonable balance ln deraand-supply relat,lonships.

The factual'framework for each analysls is deveroped a6 rhoroughly
ae poeslble on the basle of lnforruatton avall.able from both local
and natlonal tourcee. unlers epcclftcally icentifled by source
reference, all estlmates and Judgmente ln the analyols are those
of the authorlng analyat and the FflA Marker Analysts and Research
Sectlon.
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ANALYSIS OF THE
MADISON WISCONSIN HOUSING },IARKET

AS OF SEPTEX'{BER 1 1966

Summary and Conclusions

1. SEeEe government currently accounEs for an estimated one-quarter of
all nonagricultural employment in the Madison SMSA, including 11r8OO
employees at the University of Wisconsin. The government segment
has been the principal factor in the recent employment gro$rt,h in the
area; nonagriculLural wage and salary employment averaged 98r3OO in
the first six months of 1966, a gain of over seven percent, above the
comparable 1965 period. It is estimated that nonagricultural wage
and salary employment will increase by about 4r4OO Eo 4r5OO jobs
annually in the next tsro years, led primarily by employment gains
in the government sect,or.

Unemployment in the Madison SMSA has been low in the past six years,
reaching a high of only 3.O percent of the work force in 1961. In
1965, 2.3 percent of the work force was unemployed.

The current median annual income of all families in the Madison SMSA

is $8,t75, after deduction of federal income tax, and the median in-
come of renter households of two persons or more is $6r125 annually.

The nonfarm population of the Madison SMSA as of September 1966 totals
approximately 254rOOO, including lTOrOOO persons in the city of Madison.
The number of student,s in the Madison area has risen sharply since 195O
and currently totals over 31r3OO.

Nonfarm population in che Madison area will increase by about 9,OOO
persons annually over the next two years, to a September 1968 total
of 282rO@. Enrollment at the University of tJisconsin should reach
34rOOO by the faIl semester of 1958.

2

3 At the present time, nonfarm
about 75170o, an increase of
are 49,7OO households in the
households are 6r3OO student
holds.

households in the Madison SI"1SA number
2165o^ annually since April 1960. There
city of Madison. Included in the total
households and 69 rl+OO nonstudent house-

4

By September 1968, there should be approximately 81r5OO nonfarm
households in the Madison SMSA, a gain of 2,9OO or 3.8 percent,
annual ly.

There are 8O'7OO nonfarm housing units in the Madison SMSA currently,
representlng a net addition of about 2r85O housing units annually
since April 1950. The total addition of 18r25O resulted from the
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construction of 171850 new units, the demolition of about 11600
units, and the net addition of 2rOOO housing units by conversion.

There have been 18rO5O privately-financed housing units authorized
for construction in Dane County since 1950, lncluding 8r4OO singl-e-
family units and 91650 unlts in multifamily structures. In addi-
tion, 44O public housing units have been built in the Madison SMSA
since 1960. Building activity reached a peak in 1954 when 4,300
units were authorized, including 2,8OO multifamily units.

Currently, about 900 housing units are under construction in the
Madison $'lSA, consisting of 35O single-family units and 55O units
of multifamily housing.

At present, there are about 2,9OO vacant available housing units
in the Madison SMSA. Of the total, 9OO are available for sale
only, representing a homeowner vacancy ratio of 2.0 percent, and
2rOOO are vacant available rental units, representing a rental
vacancy ratio of 5.8 percent. These present vacancy levels are
above 196O levels, but represent a decline from the high vacancy
rates evident in the area in l-965 and early L966.

Demand for additional housing during the September 1, 1956 to
September 1, 1968 period is expected Eo total 21600 units annually,
consisting of 1r5OO single-family units and 1r1OO multifamily units.
In addition, about 3OO units could be marketed effectively if pro-
vided at rents achievabLe with Lhe aid of below-market-interest-
rate financing or assistance in land acquisition and cost. This
demand estimate does not include pubLic low-rent housing or rent-
supplement accommodations. Annual demand for new single-family
housing by price class is expected to approximate the pattern
indicated on page 25. Annual demand for multifamily units by
gross monthly rent and unit size is expected to be distributed
as shown on page 27.
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ANALYSIS OF IIIE
MADISON, WISCONSIN, HOUSING }4ARKET

AS OF SEPTIUBER 1 L966

Houslng Market Area

The Madlson, I{isconsin, Housing Market Area (HMA) is defined as Dane
County, lrlisconsin, conforming to the delineation of the Madison
Standard Metropolitan Statistical Area (SMSA) and the Madison Labor
Market Area. Madison is located ln south central Wisconsin about 145
miles northwest of Chicago, 77 miles west of Milwaukee, and 269 mites
southeast of Mlnneapolis-St. Pau1.

The nonfarm population of Dane CounEy hras 2O2r2OO in 1960. Since rural
farm population constituted 9.1- percent of the population of the Madison
SMSA, all data exclude the rural farm eomponent, except where speclfi-
cally noted. Madison is the only major clty in Dane County and, in April
1960, accounted for almost 63 percent of the population of the SMSA. Ttre
only urbanized area in Dane County is composed of the city of Madison,
Middleton vitlage (just to the west of Madison), and three independent
cities whlch are completely within the city limits of Madison: Shorewood
Hi1ls, Monona, and Map1e Bluff.

As seen on the map on page two, Lakes Mendota and Monona, which come

within a mile of each other ln mld-Madison, have directed the growth of
the city to the northeast and southwest directions. The State Capitol
Building, located in Ehe small isthmus beEween Ehe two lakes, is the
dividing line between EasE Madlson and West Madison.

Transportation facilttles in Ehe area are good. Madison is served by
an excellent network of federal and state roads, including Interstate
Routes 90 and 94, U.S. Routes 12, L4,18, 51, and 151, and three major
state routes. Ttre Chicago and Northr^restern Railroad, the Illinois
Central, and the Chicago, Milwaukee, St. Paul, and Pacific Railroad
offer rail service to all parts of the country. Daily air transPortation
is provided at the Madison Municipal Airport by North Central, Northwest,
and Ozark Airllnes. In addition, 25 Eruck lines and four bus lines serve
the city of Madison.
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Economy of Ehe Area

Character and History

The economy of the city of Madison has gone through a series of stages
of development. Durlng the early 18OO's, the city served the wtreat
and dairy farmlng economy of the area. The two key events durlng this
perlod which have had a susEained impact on the city were the moving
of the state capital to Madison in 1837 and the establishment of the
University of Wisconsin in Madison in 1848. As manufacturing industries
and major transportation lines were established in the early t9OOrs,
Madison changed from a rural-to an urban-oriented eeonomy.

The educational and governmental sectors added stability to Ehe economy
during the 193Ors and provided rapid growth after World War II. As
other sectors of the economy have grown, so has trade and service
employment in the area. In addiEion, Madison recently has grown as a
finance, insurance, and medical center, all of which are linked to the
proximity of the university and the state capitol.

Employment

Current Estimate. Nonagricultural employment in the Madison SMSA

averaged 107,700 in the first slx months o

wage and salary workers and 9,400 employee
f L966, including 98,3O0
s in other types of non-

agriculturat jobs, according to the Wisconsin State Employment Service.
In addttion, about 7,50O workers were employed in agricultural jobs.
Table I shows annual average civilian work force comPonents since 1960,
including unemployment, and agricultural and nonagricultural empLoyment.

Past Trend Although the Madison area has been experiencing steady
growth in employment since 1960, the greatest increases have occurred
in the last eighteen months, principally because of growth in the
government sector. tJage and salary employment increased by 1.7 per-
cent between 1950 and 1961 and from 4.0 to 5.2 percent a year between
1961 and L964. In 1965, however, wage and salary employment averaged
94,100, or 6.6 percent (5,800 jobs) above the 1964 toLal. In the
first six months of L966, employment was 6,500 above the comparable
period of 1965. As indicated in the following table, almost 93 per-
cent of the employment increase since 1950 has occurred in nonmanu-
facturing industries.
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Trend of N icultural l,Jase and Salarv Emplorrment
Madison. Wisconsin. SMSA. L96O-1966

(Annual Averages)

Manu- Nonmanu-
facturing facturins

Annua I change
Total Number Percent:ga.

1950
19 61
L962

L953
L964
1965

First six monEhs:
t965
L966

13, 2OO

13, OOO

13, 2OO

13, 3OO

13, 8OO

14,5OO

14,2OO
14, 8OO

52,5OO
64,OOO
66,gOO

71,OOO
74,5OO
79, 5OO

77,600
83, 5OO

75,7OO
77,OOO
80,1OO

84,3OO
88, 3OO

94,1OO

9 L, 8OO

98, 3OO

,3OO
,1OO

1

3

4
4
5

200
ooo
800

L.;
4.O

5.2
4.7
6.5

6,500 7.1

Source: Wisconsin SEate Employment Service.

Employment by Industry. Manufacturin g employment. accounts for only
about 15 percent of wage and salary employment in the Madison SMSA,
and it has been only in the last few years that it has increased
subsEantially. Employment in manufacturing averaged about 13,20O
between 196O and 1963, but then increased by 1,2OO during the 1963-
1965 period. This growth has continued into 1966 with 14,8OO workers
in manufacEuring industries in the firsE half of L966, 6OO jobs above
the comparable 1965 period. As seen in table II, the largest and most
stable manufacturing employment sector is food and kindred products,
with about 5,600 workers, over half of whom work for Oscar Mayer and
Company, a local meat packer.

NonnanufacEuring employment has increased by 2L,O0O workers since 1960,
to an average of 83,5OO in the first half of L966. Over 83 percent
of the nonmanufacturing gain was in Ehe three major empLoyment sources
in the Madison area: government, Erade, and service.

Government employment, by far the mosE significant segment of the
Madison economy, has increased substantially each year since 195O;
annual employment gains averaged 1,1O0 during the 1960-1953 period,
1,2O0 from 1963 to 1964, and 1,800 between 1964 and 1965. Government
employment in the first six months of 1966 is 2,5OO above the total
for the first half of 1965 (see table II). Of the 33,3OC government
employees in the Madison area in 1966, about 3,3OO are federal employees
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The role of government in the economy of Madison is important not only
directly, but also because of its impacE on the expansion of many other

,, aspects-of the economy, principalty trade and services. Weolesale and
retail trade employmenE av.graged 2Or30O'.'rn the first half of L965, an
addition of 84O jobs annua!ly since 1960, including average annual gains
of lrO5O during the 1963-1965 period and 1r4OO between the first six
mcn-ths of L966 and Ehe comparable 1965 period. Employment in. services
has increased from 9,800 in 1960 to 14r2OO in the flrst half of 1966.
The largest annual gain in service employment occurred between 1964 and
1965 when employment rose by 1,1OO,workers. It is slgnificant to noEe
Ehat traCe and service employment has. inereased most rapidly in Ehe last
eighteen,months, a direct.refleetlon of the corresponding large gains in
government emploSrment during the same period

Emplovment Par tlcloation Rate. The ratio of employment Eo total popula-
tion is termed the enployment participation rate. Census data indicate

and Ehe remainlng 3t)rOOO are employed by the s,tate and local governments.
Ernpl-oyment at Ehe University of Wisconsin .cons.titutes the largedt single
government ernployment seurcg and has provided much of the growth within
that category.

that this ratlo for the Madlson SMSA was about 4O percent in 1960. The

rale ln the Madtson area is hlgh because of the_ tqrge 1ymbe1 of female
and,part-Eime employees ln.the. SMSA. Slnce 1960, rapldly rlsing univer-
si,ty.enrotlment,has caused population to inqrease more rapidly- than
urployr.rt, resulting in a current partlcipatlon rate that is below the
19bO ratio,' ppobably between 38 and 39 percent. A decrease in the rate
of enrollmen! growth a! the University of Wisconsin coupled with_ an

emplc5rment inciease above the 195O-1965 average gain, however, should
halt the dgynward trend in Ehe partlclpat,lon raEe during the forecast
period and result in a ratlo of jusE above 39 percent ln the Madlson

Princioal Emol ovment Sources

stelegpvergggng currently accounts f,or.an estimated one-quarter of all
i' 

' 
_t 

!

;d;gricultural emplo)rment in the Madison SMSA. According .to the Per-
qon#f Office of the 

-State 
of Wis.consin and- estimaie.s OJ :1" Universlty

of .I,Iisconsi.n, between 23r5OO and 23r8OO workers in the Madison area are
employed by the qlate, including 5,925 faculty employees and 5,875
fuif-tim" tirrit service employees at the university. Employment at the
University has risen,from 4,OOO in 1951, to 9,1O0 in 1960, to the current
level of ll;aOO. Growth in state employment, other than at the univer-
sity, has been steady since 196O and substantial. in the last two years
treacning gains of about ir5t O'1r800 new employe-e-s annualLy.). 

-
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Oscar Maver and Companv, the larges't manufacturing flrm in the Madison
sl"IsA, is one of the nation's leading meat'producers. According to the
Madison Chamber of Comrnerce, the company employs 3r7OO persons; h,ith
the improved refrigeration and transportation facilities the .co@any
has recently developed, employment should expand slightly during the
next few years.

Truax Air Force Base is located seven mi les northwest of Madison. Ther
base was established in L942 as an Army Air corps Technlcal Training
base and currently serves as the Headquarters ftr the 3Oth Air Division,
the Headquarters of the chicago Air Defense Sector, and the home base
of the 327th fighter interceptor squadron. An Air National Guard
intercepter squadron also is located at Truax.

Assigned military strength at Truax AFB averaged about 21600 between
1960 and 1,965. In addition, about 360 civil service personnel worked
at.the base. The Defense Department has announced plans for the
phase-out of regular Air Force activities at Truax Field by the end
of Fiscal Year 1968.

Ungmp l ovmertt

As seen in table r, unemployment ln the Madison SMSA has been low in
the past six years, reaching a high of only 3.o percent of the work
force in 1961. The lowest annual rate of unemployment in the area since
1960 occurred in 1965 when 216Cl0 persons, or 2.3 percent of the work
force, were unemployed. A comparison of the firsl half of 1965 and 1966
reveals that unemployment may have dropped even lower than the 1965
level; 2.3 percent of the work force was unemployed in the first hal.f
of L966 compared with 2.7 percent in the firsE six months of 1965. Since
this level of unemployment is considered to be minimal, a substantial
decline from the current rate is not expected during the forecast period.

Future lovment

on the basis of the over-alI 196o-1966 trend of employment growth and
in consideration of the recent surge in employment, it is eitimated
that nonagricultu"ral wage and salary employment wiil increase by about
4,4oo to14,50o jobs annualLy in the next two years. This gain is pre-
dicated on the fact that it is unlikely that the Lg64-1966 growth rate
can be sustained during the forecast period primarily because of a
reduced rate of employment growth in the government sector.
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The major contributor to employment increases in the Madison area,
the government sector, will continue to supply a large part of the
new jobs, over 1,5OO p year, This increase is below,t\at of the
1964-Lg66,rate, but iq about equal to the growth pattern of the lait
s!x yea.rs ( 1r55O .net job$ anndally).' The University of [Iisconsin is
currentlv expanding its irxtension'centers by encouraging more freshmen
to attend these rrsatelliterr schools. For this reason, enrollment
increases at the university in the next two years will be below those
of the 1960-1966 period, resulting in a reduction of the L964-1966
rate of university employment growth. However, the increasing im-
portance of graduate studies shouLd lead to a continued growth in
research employees at the university. It is estimated that there will
be about 4oo new employees at the university annually in the next two
years. In addition, civil service employment at Truax AFB will be
eliminated, adding to the slight decrease in government employment
gains expected in the forecast period.

Despite the reductions at Truax AFB and a modest slowing of university
employment growth, the g,overnment sector will receive continued impetus
from staEe and local government employment sources. The growing employ-
ment at the various state administrative offices and county and municipal
gains will be the primary factors in the governmental employment increases.

Trade and service will continue to grow, but at a rate below that of
the past eighteen months, probably adding fewer than 1r9OO new jobs
yearly. The reduced enrollment growth expected during the forecast
period should dampen empLoyment increases in trade and services. rn
addition, the current money market and slowing of construction at the
university will cause contract construction employment gains to be alt
but curtailed.

Income

The current median annual income of all families in the Madison SI.,ISA,
after deducting federal income tax, is approximately $8r175. The median
after-tax famil.y income is expected to rise to $81600 in 1969. At
present., about 12 percent of all families receive after-tax incomes
below $4rooo annually, while an estimated 32 percent of all families
have annual after-tax incomes of over $1O'OOO.

The median after-tax income of renter households of two persons or more
is about $6rL25 annually and is expected to increase to $6,45o ln 1968.
Currently, 25 percent of these households have after-tax incomes below
$4'OOO annually and 13 percent receive after-tax incomes above $10rOOO.Distributions of area families by tenure and by income class are pre-
sented in table III.
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It is prcibable that the income dlstributlons and the m'edian lncomes,
parEicularly of renter households, reflect to an unknowx! degree the
inclusion of married student fami1ies whon presunabty, are concentrated
in the lower ranges of income"
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Demographic Factors

Population

HMA Total. The nonfarm population of the l"ladison SMSA Lotals approximately
264'Cl0l0 as of Sept,ember L966, an increase of 91625 persons (4.1 percent)V
annually since April 1960 when the population was 2O2,2OO. Drring the
previous decade, the nonfarm population of Dane Count,y greh, at a rate of
51725, or 3.4 percenErannually (see table V). The 1960-1966 population
growth rate is above LhaE of the 195ors because of the large enrollment
increases at the University of Wisconsin in the last six years.

Because of the change in definition of rrfarmrr between the 1950 and 1960
Censuses, many persons living in rural areas who were classified as living
on farms in 195O were considered to be rural nonfarm residents in 1960.
The resultant decline in farm population and, consequently, the increase
in nonfarm population beLween the thro census dates was, to some extent,
Ehe result of the change in definition. ToEal population, including
rural farm, in the Madison SMSA rose from 16914OO in April 195O to 222'LOO
ln April 1950, indicating a gain of 52r7OO persons. Comparing this in-
crease with the nonfaim population decennial gain of 57 r3OO suggests that
about 41600 persons were affected in 1960 by the definitional change or
no longer hrere actual farm residents.

Citv of Madison. There are about 1TO'OOO persons residing in Ehe city
of Madison currently, a gain of 43r3OO over Lhe April 196O total of
126170i0 (see table V). The population of the city of Madison equals
about 54 percent of the nonfarm population of Dane County. About 614OO
persons lived in areas annexed to the city since 195O and an undetermined
number of people were subsequently added to the cityts population as the
annexed areas became urbanized. Most of the recent anne:<atlons to Madison
have been areas which were undeveloped at the tlme of annexation.

Ll All average percentage changes, as used in the demographic section
of this analysisl 8r€ derlved through the use of a formula designed
to calculate the rate of change on a compound basis.
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Student and Nonstudent Popul-ation Trends. The following tabLe shows
student and nonstudent population trends since April 1950.

Student and Nons t Population Trends
Madison, Wisconsin, SMSA, 1950-1966

Average
annual change

Total nonfarm population f44.9OO 2O2,2OO 264,OOO 5.73O

Components

Student enrollment
In households
Nonhouseho ld

Apri 1

1950

14,2OO
3,7OO

lO r 5OO

Apri I
1950

September
1966

1950-
1950

235
275
-40

5,49o
5,59O

-95

1960-
L966

9.625

2,3OO
I ,175
L rl25

7,325
7 r375

-50

16.550
6 r45O

10,1OO

3 1 ,300
14rOOO
1 7 ,3OO

Nonstudent population 130r7O0 I85r600 232,7OO
In households L25r7OO 182,5OO 23O'OOO
Nonhousehold 4,OOO 3rO5O 2r7OO

Note:

Sources

Subtotals may not add to totals because of rounding.

1950 and 196O Censuses of Population. Total population for
1966 and component data for all years estimated by Housing
Market Analyst based on University of [,lisconsin enrollment
reports.

The number of sEudents at the University of Wisconsin, which increased
slowly during the 195O's, has risen sharply since 196O and currently
totals over 31r3OO. The 1960-1966 annual average neE addition to student
enrollment of 2r3OO includes increases of 3rOOO between 1954 and 1965
and 2rOOO between SepEember 1965 and September 1966 (see table IV).

The nonstudent segment of the population has been growing at a raEe of
3.5 percent annually since April 1950. The change in definition of
farm overstated the 1950-1960 increase, however, indlcating that the
nonstudent segment has grown more rapidly recenEly than it did during
the 195O decade.

PopulaEion in Households. The population in households in the Madison
area has increased by about 8r55O annually since 1960, a rate of 4.O
percent per year. Between 196O and 1955, the number of student house-
holds increased aE an average rate of 12.O percent a year compared wiEh a
raEe of 3.5 percent for nonstudent households. Since 1960, there has
been an increasing proportion of upperclass and graduate students at
the university, groups that are much more likely to form households
than younger students, resulting in an increase in the number of students
in households from 61450 in 196O Eo l4rOOO currently. Table IV shows
total enrollment at Ehe university since 1950, by type of residence.



1L

Nonhousehold Population. Persons livin g in residence halls, fraternity
or sorority houses, and hospitals account for almost all of the popula-
tion in group quarters (nonhousehold population) in the Madison SMSA.
At present, there a{e about 20,OOO persons living in these quarEers,
lncluding 17r3OO students and 2,700 nonstudents.

Both university and privately-owned dormitories have increased their
capacities since 1960. Between 1960 and L965,- about 3r5OO university
dormitory spaces and 2 r775 privately-owned dormitory spaces h,ere added
to the Madison inventory. During the 1950-196O decade, the nonhouse-
hold student population declined from 10,5O0 to L0,1OO, princlpally as
a result of the small enrollment increase and some demolitlon of sub-
standard student quarters ( see table IV).

The nonstudent population in group quarters has declined slightly
since 1960 as a result of the demolition of a number of rooming and
boarding houses not occupied by students located in downtown Madison.
During the 1950's, the nonstudent nonhousehold population declined
from 4'OOO to 3rO5O. A major portion of thisrrdeclinerr, however, was
the result of a definitional change in census concept fromrrdwelling
unitsrr in 1950 to trhousing units'r in 196O. This conceptual change
had the effect of shifting a number of persons from the nonhousehold
category into the household classification.

Future Population. Over-a11 population growth in the Madison area in
the next two years probably will be below that of the 1960-L965 perlod.
The population is expected to increase by about 9,OOO persons annually,
or 3.6 pereent, to a September 1968 total of 2821000. The anticipated
decrease in the population growth rate reflects a decline in growth in
the student segment of the population. Nonstudent population should
grow at about 3.3 percent annually, but student population growth wiLl
drop from 2r3oo a year between 196o and 1966 to 11350 annually during
the next two years. Nonstudent population will equaL 249rooo by 1968,
a gain of about 7 1650 annually. Virtually all of this growth is ex-
pected to be in the household population segment.

According to university officials, enrollment in'september 1968 wiLl
be about..3_tr_q00, a gain of only 2r7OO over the current total . The
primary cause of thls decrease in enrollment growth at the university
is the growing number of freshmen who attend the eleven extenslon
centers; the number of freshmen at the Madison campus will drop from
5rooo currentry to about 5rooo by september 1968. For this reason, no
new state-owned dormitories are to be buiLt in the next trdo years.

The number of graduate students at the university will continue to
increase, however, rising from 8r2OO currently to 9r9OO by the fal1
semester of 1968. Because graduate students tend to form house-
holds, all of the net student population growth in the next two years
(L'350 annually) is expected to be in the student household segment.
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Natural Increase and Migration. Because data are not available se parate 1y
for farm and nonfarm births and deaEhs, it is necessary to use total pop-
ulation, including rural farm, in order to determine Ehe components of
population change.

Components of Population Change
Madison. l'liscons ]- SMSA. 1950-1966

Average annual change
April 1950- April 1960-

Components April 1950 September 1965

Total population change
Net natural increase
Net in-migration

5,27 4
3,851
L,423

9,475
4,275
5,2OO

Percent of increase due
to migraEion 27.O7" 54.97"

Sources: 195O and 196O Censuses of Population, Wisconsin State
Department of Health, and estimates by Housing Market
Analyst.

As seen above, the increased population growth in the last six years is
the result of both rising net naEural increase and increased in-migration.
The average net natural increase of 41275 a year in the 1960-1956 period
compared to 3r85O a year in Ehe l95Ots obscures the fact that the net
natural increase has been declining in the last five yearsrfrom 41560
in 1961 to only 3r7OO in 1965, reflecting a declining birEh rate in the
Madisonl SMSA.

A comparison of total in-migraEion with increases in student enrollment
reveals that a large number of the in-migrants rirere actually nonstudentg.
Student enrollmenE aE Ehe university increased by an annual average of
235 between 195O and 196O and 213OO annually during the 1960-1966 period,
comparep with annual average net in-migration totals of 1 1425 and 5r2OO,
respect[vely. Although some of the nonstudent in-migration is actually
linked to the university (employees of the school, service and trade
establishment employmenE, etc.)rit is also clear that increasing employ-
ment opportunities in other sectors of the economy are conEinuing to
draw people to the Madison area.

Households

HI,IA Total. There are 75 ,7OO nonfarm households in the Madison SMSA as
of September 1, 1966, an addition of 21650 households (4.O percent)
annually since April 1960. In the 1950-196O decader the number of
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nonfarm households in the area grew by about 3.8 percent annually, from
4OrlOO in l95O to 58r7OO in April 1960 (see table V). Part of thls in-
crease, however, is attributable to census definitional changes whlch
tended to inflate the 1960 nonfarm household figure. The conceptual
change from Idwelling unitrr in 1950 to rrhousing unitrr in 196O, coupled
with the change in the definition of ilfarmrr, resulted in'defiiiftional
increments in the number of nonfarm households r6poi:ted in 1960.

City of Madison. As of Se ptember 1, L966, there are 49r7OO households
in the city of Madison. The current total represents an addition of
about 1r850 new households annually since April 1960, well above the
average annual gain during the 1950 decade. Between I95O and 1960, the
number of households in the eity of Madison increased by about LrL75,
or 3.7 percent annuaLly (see table V). An increase in the number of
student households is a primary cause of the rising household growth
rate in l,ladison since 1950.

Student and Nons Eudent Households. The following table shows student
and nonstudenE nonfarm household trends in the Madison SMSA since April
1950.

Student and Nons t Household Trends
Madison. Wisconsin SMSA, 1950-1956

Apri 1

1950

2 r25O
37 .850
40,loo

Apri 1

1960

3,650
55.050
58,7oo

September
1966

AveraAe annual change
1950-1960 1960-1966Nonfarm households

SEudent
Nonstudent

Total nonfarm

5,300 14O 4OO

69.400 r ,720 2.250
7 5,7OO 1 ,860 2 165U^

Sources: 1950 and 1960 Censuses of Housing, University of Wisconsin Housing
Bureau, and estimates by Housing Market Analyst.

As the proportion of upperclass and graduate students to total enrollment
increases at the University of Wisconsin, there is a corresponding in-
crease in the number of studenE households in the Madison area. Currently,
there are 613O0 student households in the SMSA, a gain of about 4OO annu-
ally over the 1960 spring semester rotal of 31650. This gain can also
be seen in the large increases in the last few years in the number of
students living in apartments, as shown in table IV. Between 195O and
1960, student households increased by only about 14O a year.

The number of nonstudent households in the Madison SMSA has increased at
about 3.6 percent annually over the past 16 years, to a Eotal of 6914OO
in September 1966. Part of the increase during the 195Ors, however, is
probably attributable to census definitional changes, as discussed pre-
vious 1y.
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Estimated Future Households. Although the population galns expected
during the forecast period are slightly below those of the L96O-L966
period, the rise in student household population will keep household
growth at a high level, approximately 2r9OO or 3.8 percent, annually
over the next trro years. By September 1968, there should be 81r5OO
nonfarm households in the Madison SMSA, including 7r5OO student house-
holds in the Madison $'ISA, including 7,50O student households and
74rOOO nonstudent households.

The number of student households will increase at a rate of 6OO a yeat
during the 1966-L968 period, as compared with 4OO annually between 1960
and 1966. The number of nonstudent households should increase by about
2r3OO annually in the next Ewo years, continuing the rate of growth of
over 3.3 percent evident in this segment since 1950.

Household Size Trends. Currently, the average size of all nonfarm
households in the Madison SMSA is estimated at 3.22 persons. After a
very slight 1950-1950 deerease in the number of persons per household
from 3.25 to 3.22, household size has remained relatively unchanged
in Dane County (see table V). Reflecting differences in tenure and
age, the average household size in the city of Madison, 3.O4 currently,
is louer than in the county as a whole. In areas of Dane County out-
side Madison, the average size of nonfarm households is 3.54 persons
currently, unchanged from the April 1960 average size.



15-

Housing Market Factors

HousinA Supplv

Current Estimat and Past Trend There are 8Or7OO nonfarm housing uniEs
in Ehe Madison SMSA at present (see table VI). This total represents a
net addition to the housing stock of about 18r25O units Q9.2 percenE),
or about 2r85O annually since April 1, 1960. The net addition of 18'25O
nonfarm housing units resulted from the construction of 17r85O new units,
the demolition of about lr600 unitsl and the net addition of approximately
2,OOO housing units by conversion. There are about 52r1OO housing units
in the ciEy of Madison currently, abouL 65 percent of the Dane County
nonfarm total.

During the 195O-196O decade, the number of nonfarm housing units in the
Madison SMSA increased from 41r9OO to 621450, a gain of some 2Or55O
(49 percent). Part of Ehis increase, howeverr may have resulted from a
census definitional change from t'dwelling unittt in the 1950 Census Eo
rrhouslng unitrrin the 1960 Census, and from the change in definition of
rrfarmrr and t'nonfarmrrbetween 195O and 1950. The number of Eotal housing
units, including farm units, rose from 48,OOO in 1950 to 67 12C0 in April
1960, an increase of 19r2OO during the decader suggesting that about
1r_350 units were reclassified from farm Eo nonfarm.

Tvoe of tructure . As seen in the following table, Lhere have been two

significant changes in the structura
nonfarm housing inventory by size of
of housing units in structures with
doubled since 1960, increasing from
to L9 percent; and the proportlon of
from over 66 percent to less than 61

1 composition of the Madison SI"ISA

structure since 195O; the number
five or more units has more than
12 percent of the housing inventory
single-family units has droPPed
percent in the last six Years.

Nonfarm Housing Inventorv bv Units in Strqqture

April 1. 1960 September 1. L966

Units in Structure Number Percent Number Percent

1 unit
2 units
3 and 4 units
5 or more units

Total

al

41,288
7,L91
6 r4go
7 -468ffi3t

66.t
11.5
10.4
12.o

100. o

49 ,1OO
8r3OO
7,95O

1 5 .350
80,7OO

60.8
LO.3
9.9

19.0
100. o

Differs slightly from the count of all units because units
in structure were enumerated on a sample basis.

Sources: 195O Census of Housing.
1956 estimated by Housing Market Analyst'
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Age of Structure. 0ver 47 percent of the current nonfarm housing in-
ventory has been built since I95O, indicating the rapid growth of the
Madison area in the last 16 years. The following table presents a
detailed description of the nonfarm housing inventory of the Madison
SMSA by age of structure.

Nonfarm Housins Invent.o ry bv Ase of Structure
Mad r,son Wisconsin SI'ISA. Seotember 1965

4e€?/

6 and one-half years old or less
7 Eo L6 years old

L7Lo26 1r |'

27 Eo 35 rr rr

37 or more years old
Total

Number of
uni ts

Percentage
di s tri bution

17 ,85O
20r150

7,9OO
6rg5O

27.950
80,7OO

22.L
.o
.8
.5

34.6
100.o

25
9
8

al The basic data in the 196O Census of Housing from which the above
estimates were developed reflect an unknown degree of error in
ilage of structurerr occasioned by t.he accuracy of response to
enumeratorsr questions as well as errors caused by sampling.

Sources: 196O Census of Housingr C-40 Construction reports, and
estimates by Housing Market Analyst.

Condition of the Inventorv. 0f the 8O,7OO nonfarm housing units in the
Madison SMSA as of September 1, L966, about 5r7OO units (seven percent
of the housing stock) are considered to be eiEher dilapidated or lacking
one or more plumbing facilities. This indicates an improvement in the
Dane County nonfarm housing stock since 195O when 6r775 uniEs, eleven
percent of the invenEory, vrere classified as substandard in condition.
The improving condition of the Madison housing inventory is a resulE of
the demolition of some substandard uniEs and the fact that over 47 per-
cent of the housing supply has been built slnce 1950.

Value and Rent. As reported by the Census of Housing, the median value
of all owner-occupied units in the Madison SMSA was $15r3OO in 1960.
A general increase in price 1evels since 196O and Ehe recent construction
of many homes priced above $2O,OOO have raised the median value of owner-
occupied units to well above $t6,OOO currently

The median monthly gross rent (contract renE plus utilities and services)
in the Madison area rilas $91 in 1960. The conitruction of over grOOO

multifamily units in the last six years has been Ehe principal factor
in raising the current median contract rent to beEween $1OO and $1O5
monthly.
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Residential Bulldlns AcEivity

Annual Volume. Between January 1, 1960 and July 31, 1966, 18rO5O
prlvately-flnanced housing unlts were authorlzed ln the Madlson S[.{SA,
including 8r4OO slngle-faruily unlts and 9r650 units ln multlfamlly
BEructures. Building permits cover virtually all new nonfarm residentlal
constructlon ln the Madison HMA. The annual volume of unlts authorized
for constructlon in Dane County since 1950 by locallty ls shown in
table VII.

The nurnber of privately-financed housing units authorlzed by buildlng
permlts ln the Madlson SMSA dropped slightly from over 2rO25 in 196O
to 11925 ln 1961, but then rose each year during the 1961-1964 period.
After a 16-year peak construction rate of almost 4r3OO unlts in 1964,
vacancy problems in the rental market caused construction levels to
drop to 3r2OO unlts in 1965. Thls downward trend has continued lnto
L965;1r35O units have been authorized in the flrst seven months of
1966 compared to almost L1575 in the comparable 1965 perlod. The 1966
authorization level has been adversely affected by the tight money
market.

As seen in table VIII, the trends in housing consEructlon in the city
of Madison have parallelled those in Dane County as a whole. Between
January 196O and July 1966, more than 1Or55O prlvately-ftnanced houslng
unlLs were authorized in the city of Madison, 59 percent of the SMSA

total. The Madison construction rate reached a 16-year peak in 1954
when over 216rJ{l: unlts were authorized.

In addition to the 18rO5O privately-financed units authorlzed in the
Madison SI1SA slnce 195O, 44O public housing units have been added Eo
the nonfarm housing stock. In 1961, 28O slngle-family units lrere built
for marrled students of the university and, in 1963, 160 Pub1icly-
financed rnultifamily units were authorized for conetructlon in the city
of Madlson.
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Tvoe of Structure. The following table shows private building permit
authorlzations by type of structure in the Madison SMSA since 1960.

Private 1y- Financed Dqre I l inp Uni ts
Authorized by Building Permits

Madison. Wlscons sl.{sA. 1950- 1956

Type of strucEure
3to4 5units

I unit 2 units units or more

First seven months:
1965 756
1966 647

66
47

18
35

827
615

Year

1960
r961
1962
1963
t964
1955

L 1297
1rO83
I rO89
L 1262
L 1499
1 ,533

76
L22
118
t46
204
142

296
138
109
297
180
m

365
573
830

r rlfi6
2r4L4
L 1496

Total

2rO34
1r916
2 rL46
3r111
41297
3,2LL

L,657
11344

Sources: C-4O ConstrucEion Reports and local bullding inspecEors.

0ver 8r4OO privately-financed single-family units have been authorized
for construction ln the Madison SMSA, including 4155O units (54 percent
of the SMSA total) in the city of l"ladison and 3r85O in other areas of
Dane County. After dropplng sllghtly between 1960 and 1961, the number
of single-family units authorized increased annually to a peak of over
11525 in 1965. The 1955 rate is below the peak year of 1965, however,
as fewer than 65O units have been authorized in the flrst seven months
of 1966.

Since 1953, multifamily construction has accounted for more than half
of all private construction in the SMSA. Between 196O and 1964r the
number of uniLs in multifamily sLructures authorized rose sharply to
an unpreeedented high of 2r8OO units in 1964. Rental vacancy problems
and a tight money market, however, have dampened multifamily construc-
tion, and only 2r375 multifamily units were authorlzed between January
1965 and July 1956. Although multifaurily building in the city of
Madison has accounted for over 62 percent of the total multifamily con-
struction in the S]!1SA since 196O, the high vacancy rate of 1965 appar-
ently affected construcEion in the city.more than in other Parts of
Dane County, and Ehe proportion of urultifamily constructlon in Madlson
to total multifamily constructlon in the HMA dropped to just over 41

percent in 1965.

Unlts Under Constructlon. As of Septemier 1, Lg56, about 9OO housing units
are daer-construcEior, in the Madison SMSA, including 350 single-family
units and 55O unlts of multifamily housing. It should be noted that there
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ls a s"asonal constru.tio"- cycle in the Madison SMSA; area Uuifuers ueually
plan'to liavl new rnultlfanlly unlt6 completed by September ln order to
colncide wlth the beginnlng of the fal1 eeneeter at the unlversity.
Therefore, atthough the current multlfamlly constructlon level appears
to be low, lt does not reprcsdnt b secular decllne ln units under con-
structlon.

Denolltlons and Converslons. Approxfnately lr600 houslng unlts have been
dernollshed slnce 195o ln the Medison stISA, or about 25o annually. The
large number of college students seektng off-canpus houslng lnduces con-
verslon of many slngle- and two-fanIly structures lnto three- oR ooE€-
unit structures. Slnce April 1960, it is estimated that a total ol about
2IOOO houslng unite have been added by converslon to the Madlson houslng
stock, or about 3OO a year.

Although the average annual number of unlts lost through demolltlon (25O)
Is expected to remain unchanged durlng the 1965-1968 forecast_ perlod, the
reductlon in student enrollment growEh probably will curtail conversion
actlvity in the near future. In addttlon, afiirost all of the units ln
the unlversity area of Madison Ehat, were single- or two-family structures
in 1960 rrere converted during the perlod of rapid enrollment, growth be-
tween 1960 and 1965, leaving very few units available for future conversion.

Tenure of Occupancv

Increaslng enrollment at the unlversity has been the principal facEor
leading to the shift toward renter occupancy evident in the Madison SMSA
slnce 1960. In April 1960, 39 percent (23r15O unlts) of the occupied
nonfarm housing stock h,as renter occupiedl since that time, the propor-
tion of renter-occupied units has increased to over 43 percent. Currently,
there are about 75r7OO nonfarm occupled dwelling units in the SMSA, in-
cluding 43'1OO oldner-occupied units and 32r5OO units that are renter-
occupied. Between 195O and 195O, the proportion of renter-occupied unlts
declined slightly, ftom 42.6 percent in 1950 ro 39.4 percenr in 1960.

As seen in table VI, renter occupancy increased in the ciEy of Madlson
from 45 percent of the occupled unlts in 196O to over 49 percent cur-
rently. In the remaining parLs of Dane County, principally suburban or
predomlnantly rural areas, a smaller proportion of occupied units are
renter-occupled, only 28 percent in 1960 and 31 percent currently.

Vacancv

196O Census. Accordlng to the 1960 Census, there were 1r9OO vacant units
in Dane County available for rent or for sale ln April 1960. 0f the
total, 675 unlts were available for sale (a homeowner vacancy ratio of
1.8 percent) and 11225 were avallable for rent (a 5.1 percent renter
vacancy ratio). However, 25 of the available sales units and over 3OO
avallable rental unlts were lacklng some or all plumbing facilities.
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Vacancy rates in the city of Madison in 1960 were higher than those in
the SMSA as a whoLe in the sales market (2.2 percent) and lower in the
rental market (4.7 percent). rn Aprll 1960, as seen in table vr, there
were 47O available sales units and 850 available rental units ln the
city of Madison.

Postal Vacancv Survev. A postal vacancy survey was conducted in the area
in August 1966 covering almost 66r15o total possible deliveries, or g2
percent of the current nonfarm housing lnventory. A total of about 9OO
vacant residences (2.0 percent vacancies) and over 1r675 vacant apartments(7.8 percent)were reported. Over 1r2oO housing units were reported to be
in various stages of construction, including over 3OO residences and 9OO
aPartments. Results of the survey are sutnmarized in table IX, including
totals for each of the six participating post offices.
Since the postal survey was conducted during August when many apartments
primarily intended for student-occupancy are vacant or in the finaL
stages of consEruction, a comparison of the vacancy situation in August
and september is not completely valid. The 7.8 percent apartment vacancy
rate reported in the August postal survey is well above the current
rent,al vacancy rate of 5.8 percentl also, the number of apartments under
construction in August (9OO) is higher than the 55O units under construc-
tion currently. Many of the vacant apartments and units under construc-
tion reported in the AugusE postal survey are currently occupied and/or
have been completed in time for the beginning of the school year.

rt is important to note that the posEal vacancy survey data are not
entlrely comparable with the data published by the Bureau of the Census
because of differences in definition, area delineation, and rnethods of
enumeration. The census reports units and vacancies by tenure, whereas
the po6ta1 vacancy survey reports units and vacancies by type of struc-
ture. The Post Office Department defines a rrresidencerr as a unit repre-
sentlng one stop for one delivery of mail (one mailbox). These are
principally single-family homes, but include duplexes and structures with
additlonal units created by conversion. An rapartmenEil is a unit on a
stop where more than one delivery of mail is possible. postal surveys
omit va,cancies in limited areas served by post office boxes and tend to
omit units in subdivisions under construction. Although the postal
vacancy survey has obvious limitations, when used in conjunction with
other vacaney indicators, the survey serves a valuable function in the
derlvat,ion of estimates of local market conditlons.
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current Estinate. Based on the resulte of the postal vacancy survey
and informatlon receLved from local bullders and realtors, the current
number of available vacant untts ls judged to be above the 196O level;
the september 1966 over-all vacancy rate is 3.7 percent compared to
3.1 percent ln April 1960. At present, there are about 2r9oo vacant
available housing units in the Madison SMSA, including 9OO sales unlts(a 2.0 percent homeowner vacancy rate) and 2rooo rental unlts (a 5.g
percent renter vacancy rate). The current number of vacant housing
untts and those reported by the 1960 Census are presented ln table VI
for the city of Madlson and the SMSA.

Between 196o and L964, sales and rental vacancy rates probably stayed
near the 1960 levels of 1-.8 percent and 5.1 percent, respectlvely. rn
late 1955 and early L956, however, vacancies tn the rental market, rose
to a peak, probably well over seven percent of the available lnventory.
This increase h,as caused primarily by the large number of multifamily
unlts compteted in the Madison area in the 1964-1965 period. Some cur-
tallment in construction, 'coupled wlth an increasing nurnber of students
entering the off-campus rental market, has reduced the rental vacancy
rate recently, however, below the 1955 leve1. Although the number of
rental vacancies continue to decllne, lt is Judged that there is sti1l
a slight excess of rental units avallable currently. The sales vacancy
rate probably did not increase materially in 1965, and the current rateis only slightly above the 1960 level of 1.g percent.

Sales Market

Gen.eral Marlcet Conditions. The sales market ln the Madison SMSA appearsto have weakened slightly in the last eighteen months. Sales vacancies
have increased to the point that there is considered to be a moderate
-o--l9fsgPPl.1r -gna the ansuni of. s-pecurati"e constiucti."l -trgf: E;i.;r;"J-i"
the last three yiigrs.- The mohest oversupply has not ifTeCted Ehe'absorp-
tion of new units or single-family constructlon levels seriouslyn howevlr.

Mai.or Subdivision Activitv and Price Trends. Some individual locationswlthin the Madison area currently have. e:<ceptionally strong sales markets.rn west Madison, for example, both new and Lxisttng homes are sellingwell and there appear to be no vacancy problems. Most of the homes inthis area are priced between $2o,ooo and $25rooo. The homes in the
odana Hills area of west Madison, about 1o-l-5 years old, are priced
around $2O'OOO and those that are placed on the market are uslally soldimnediately. Newer homes in the l{est Madison area are generally priced
around $25,0OO.

Most of the homes built in the last few years to sell for under $2orooohave been constructed in East Madison. Wnft" marketlng experience has
been acceptable in this area, there appears to have been some overbuilding
recently ln the lower price range. Above $18'OOO, however, marketability
has been good. In this area a substantlal volume of homes prlced between
$18r5OO and $25,OOO have been sold in the last two years.
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Unsold Inventory of New Homes. The annual surveys of unsold new sales
houses which were conducted by the Milwaukee FHA Insuring Office in
January of 1964, 1965, and 1966 covered subdivisions in which five or
more houses were completed in the Madison HMA in the twelve months pre-
ceding the survey dates (see table X). A comparison of the three surveys
reveals that the proportion of specuLative to total construction has been
dropping since 1963. In the January l-964 surveyr T3 percent of total
completions h,ere reported built speculatively. This ratio dropped to
62 percent for new units built in 1964, and less than half of Ehe 4OO

units completed in 1955 and covered by the 1966 survey had been built
specul at ive 1y.

The most recent survey, conducted in January L966, covered 12 subdivisions
in which 400 houses were completed during 1965. Almost 210 (51 percent)
of the completed units were reported to have been sold prior to the start
of construction and about 190 units srere buil-t sPeculatively. Of the
speculatively-bui1t houses, 30 (15.5 percent) were unsold. Almost 46
percent of the houses completed in 1955 were over $20,000 in price,
compared to about 17 percent of the 1953 completions in the over-$20,000
price range.

Rental Market

General Market Conditions. The large number of multifamily units con-
structed tn 1963 and 1954 (4r650 units) apparently exceeded rental demand,
resuLting in a soft rental market during L965 and early L966. Recently,
however, the voLume of new multifamily construction has declined and
vacancy rates have trended downward.

Since $tudent households account for about 2O percent of all renter-
occupi{d housing units, many of the new multifamiLy units are in locations
and prlce ranges which point toward student occupancy, typlcally one- and
two-bedroom garden-type apartments in large projects near the university
or in lfest Madison. Gross rents in new apartments designed primarily for
students generally average.about $120 to $16O rnonthly for two-bedroom
units, and usually include swirping'pooI privileges, other recreational
facilities, and other ameni'ties. Projects of this tyPe rePresent the
strongest segment of the Madison rental market. Recently, the market for
high-rise apartments in the Madison area has improved considerably. Gross
monthly rents typically -range from $I05 for an efficiency to $155 for t$ro-
bedroorlr uni ts.

The weakest segments of the Madison rental market appear to be in the
cities surrounding Madison and in units in four- to eight-unlt structures
on scattered individual lots in or near Madison. Although rents in the
smaIl projects are generally only $tO to $20 a month less than rents in
the larger multifamily developments, there is usually considerable
difference in the amenities offered. A1so, sma11-scale projects located
in predominantly single-family or mixed residential-commercial areas do
not appeal to students and others connected with the university who
prefer renting in areas with concentrations of students.



_23

FHA Multlfanllv Abeorptlon Survev. As the table below lndlcates, the
rental market deterlorated aubstantlally durlng L965. It 1s lmportant
to note, however, that tn the unlte bctween three months and one year
old, vacancies dropped from 14 percent to four percent durlng 1955,
whlle in unlts over one year old, vacancy rates more than doubled.
firls seens to lndlcate that the locatlon and amenltlee of untts
completed durlng 1965 were better adopted to market demand than were
the 1954 completlons--for nany of which, vacancles remalned stgniflcant
ln January L965. Throughout 1966 new unlts have been marketlng well,
typically renting from $140 to $150 for two-bedroom unlts.

Rentrl Vacancy Sunrey
Madleon. I{lecongln' SMSA. 1963-1966

March January January
r966Unlte Surveyed by Age Group 1963 1965

Units over one year old 11607
Percent vacant 2.87"

Three months to one year old 391
Percent vacant O.57"

Three months old or less f56
Under constructlon 873

Source: FHA Mllwaukee Insuring Office.

3,L77
4,O7"

1rO49
L4.O7"

190
1,914

41224
9.L7"

I, 332
4.O7"

134
I ,306

Urban Renewal Activi tv

currentlyn there are flve urban renewal projeets in the HMA, all of
which are located in Madlson. Tuo of the piojects are in execution
and one is scheduled for completlon in September L966.

Brl ttin Urban Renewa Pro iec t (R-1) i s located in an establlshed
residential and conunerclal neighborhood of dormtown Madlson. About 45
units have been demollshed and 31 familles have been relocated. present
use of the land ls prlmarlly residentlal and includes a 150-unit high-rlse project. No other dwelling unlts have been constructed ln the
proJect area.

tria"ql. Urba" Re. (R-2) began executlon ln January t962.
The project is located adjacent to the Brittlngham project and is
bounded generally by Regent Street on the nort[, Welt Washlngton Avenue
on the south, and Park and Mills streets on the west. The lind use
before'executLon was primarlly resldential; re-use of project land wt11
be prlnclpally residentlal and commercial. About 46S iweillng unlts lnthe area have been denoltshed and 3OO famtlles have been relocated. A6o-unit publlc housing project for the elderly hae been built in theTriangle area and plans schedule two more multifamlly developments to
be butlt ln the area ln L9672 a 170-unit moderate rent project and a
150-unit high-rlse apartment buildlng.



24-

South Madison Urban Renewal Proiect (R-7) is a residential area about
three miles south of the university campus, bounded by Park Street on
the west, Wlngra Creek on the north, the Northlrestern Rallroad on the
east, and Buick Street on the south. Demolition of about 65 dwelling
units will begin in 1967, and about 75 single-family houses will be
constructed in the project.

University Avenue Urban Renewal Proieet (R-26) ls adjacent to the uni-
versity campus. The project is bounded by University Avenue on the
north, Frances Street on the east, Johnson Street on the south, and
Brooks Street on the west. Execution of the projecE will begin in
1967 with the demolition of about l-OO dwelling units, principally
rooming houses and converted units. On completion, land use of the
project will be institutional and commercial, including about 3OO
rooming-house units for students.

Universitv General Neishborhood Renewal Proiect (R-21) is a Large area
just south of the university campus. The area now contains a large
number of commercial structures and rooming houses for students, which
will eventuaLly be demolished. Execution should begin in 1968 and new
dormitories with 3rOOO-4r000 spaces will constitute the primary re-use
of the project area.

Public Housins

There are 28O units of public housing in the city of Madison, including
L6O units in a federally-aided project and 12O units in a state-aided
project. Included in the 16O-unlt project are 6O units of houslng
designed specifically for the elderly. A 13O-unit federatly-aided
public housing project for the elderly is planned for construction
during the 1966-1968 forecast period.

Student Housing

At present, there ate 7 r350 university-owned dormitory spaces in the
Madison SMSA, including 3r95O spaces for men and 3r4OO for women. In
addltlon, there are 87O on-campus apartments for married students. As
seen tn table IV, almost 3r5OO dormitory spaces have been built between
196O and 1955. In addition, about 280 units of married-student housing
were built in L961. No dormitory spaces are to be constructed by the
university between 1956 and 1968, but construction of 25O married-
student housing units will begin in 1966 to open by the 1967 school year.

In addition to the university-owned dormitories on the Madison campus,
there are almost 7r55O spaces available in privately-owned dormitories
near the campus. Although the university does not control the financial
arrangements of Ehese dormitories, they are subject to rgls:-gg,verning
housing of students (curfew hours, maintenance, recreation"i[les, etc.)..
As seen in table IV, the number of privately-owned- dorriiitory spaces in-
creased from 4,45O in September 196O to almo$ 7 1225 in September 1965.
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Demand for Housinq

Orantitative Demand

The demand for houslng ln the Madlson SMSA is based on the projeeted
growth of 2r9OO households annually durtng each of the next two years,
wlth adjustment for the expected volume of residential demolitions and
the excess of avallable vacant unlts currently in the Madison housing
market. Tenure of housing demand is adJusted for the continuation of
a shift toward renter occupancy and the realization that some part of
the demand for rental units will continue to be supplied by slngle-
family housing. Based on these considerations, annual demand for new
houslng is estimated at 2r5OO units, of whlch 1r5OO units represent
demand for single-family unlts and l-r1OO unlts rePresent demand for
multlfamlly housing. The multifamiLy demand estimate excludes 3OO

middle-income units that may be markeEed only at the rents achiev-
able with the ald of below-market-interest-rate financing or assistance
in land acquisition and cost. These estimates do not include pubIlc
low-rent housing or rent-supplement accommodations.

The forecast average annual demand for 1r5OO single-famtly houses
approximates the l-964 and 1965 rates of single-famlIy construction.
The projected multifamily demand of 1r1OO units annually represents a
continuation of a downward trend in muLtifamily activity evident since
L964.

Oralitative Demand

Sales Housln8. Based on current family incomes, on typical ratios of
lneome to purchase price, and on recent market experlence, the annual
demand for Lr5OO single-family unlts is expecEed to be distributed
as shown ln the following table. Based on current land prlces and
development costs in the Madison area, it is judged that single-famlly
houses that meet minlmum standards cannot be produced to sel1 for less
than about $14,5OO.
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Estimated Annual Demand for New Sinsle-familv Housing
Madlson. !ilisconsin. SMSA. Seotember 1 , L966 to September 1. 1968

Sales price
Number

of units
Percentage

dlstributlon

Under
$15,OOO

18,OOO
20,OOO
25rOOO
30,OOO
35,OOO

$16,OOO
- L7,999
- Lg,g99
- 24,ggg
- 29,999
- 34,ggg
and over
Tota 1

75
225
235
39s
34s
135
90

1 ,50O

5
15
16
26
23

9
6

r.oo

Ttre foregolng distribuEion differs from that in table X, which reflects
only select,ed subdivision experience during the years 1963, 1964, and
1955. IE must be noted that these data do not include neril construction
in subdivisions with less than five completlons durlng the year, nor do
they reflect individual or contract constructlon on scattered lots. It
is likely that the more expensive housing consEructlon, and some of the
lower-value homes, are concentrated in the smaller buildlng operations
whlch are quite numerous. Ttre preceding demand estimaEes reflect all
home building and indicate a greater concentratlon ln some price ranges
than a subdlvislon survey would reveal.

Multifamilv Housins

Ttre monthly rental at which privately-owned net addltions to the aggregate
multifamiLy housing inventory might best be absorbed by the market are
indicated for various size units in the following table. These neE

additiorrs may be accompllshed by elther nehr constructlon or rehabilitatlon
at the specified rentals with or without public beneflts or assistance
through subsldy, tax abatement, or ald in flnanclng or land acqulsition.
Ttre produetlon of new unlts in higher rental ranges than indlcated below
may be Justified if a competltlve filtering of existing accommodatlons Eo

lower renges of rent can be anticipated as a result.

In the Madlson SMSA, it is judged that the mlnlnum gross rents achievable
with rnarket lnterest rate flnanclng are $8O for efflciency unlts, $1OO
for one-bedroom unlts, 9120 for two-bedroom units, and $14O for three-
bedroom unlts.U Below these rent leveIs, 3OO units of mtddte-lncome
rental units nray be marketed.

Calculated on the basls of a long-term mortgage (40 years) at 5t percent11!1.":! and lt Percent lnittal annual curtail; chanles in these Lssumprions
wt11 affect minimum rents accordlngly. An effecttve rate of six percent
or more would raise these minimums by $10 to $15 a unit.

Lt
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Est,lmated Annual Demand for New Multifamilv Housing

Madison- Wlscons in. SMSA. Seotember 1- 1965 to tember l-. 1968

Slze of unit
Gross

monthlv rentg/ Efficiency
One

bedroom
Two

bedroom

470
4s5
425
345
255
155

55
30
15

Three or more
bed

80
85
90
95

100
110
120
130
140
150
160
170
180
190
200

and
il

ll

il

il

il

lt

It

il

ll

il

It

it

il

ll

60
55
4s
35
20
10

over
lt

ll

It

ta

ll

at

I

il

il

il

I

il

il

1t

475
405
315
240
170
110
60
40
20

g;
80
55
40
30
20
10

al Gross rent is shelter rent, plus the cost of utilities.

Note: The above figures are cumulative and cannot be added vertically.
For example, demand for one-bedroom units at rents from $1oo to
$12O monthly is 15O units (475 minus 315).

The annual demand for 3oo additional multifamily units that may be
marketed only -at the lower rents achievable through the utiLizltion
of below-market-interest-rate financing or assistance in land acquisi-
tion or cost includes 15 efficiencies at rents of $65 or more' 130
one-bedroom units at rents of $8o and above, 8o two-bedroom units at
$95 or more, and 75 three-bedroom units at $LLO and above.

The preceding distributlon of average annual demand for new apartmenEs
ls based on projected tenant-fa"nily income, the size dlstributlon of
tenant households, and rent-paying propenslties found to be typlcal in
the area; conslderatlon is also given to the recent absorption experience
of new rentaL housing. Ttrus, it represents a pattern for guidance in the
productlon of rental houslng predicated on foreseeable quanEltative and
qualltative consideratlons. Specific market demand opportunltles or
replacement needs permlt effective marketing of a single project differing
fron thls demand distrlbutlon. Even though a deviation nay experience
market succesa, it should not be regarded as establishing a change in
the projected pattern of demand for continulng guidance unless thorough
analysis of all factors lnvolved clearly confirms the change. In any
case, partlcutar projects must be evaluated in the light of acEual market
performance in speclfic rent ranges and nelghborhoods or submarkets.
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Ttre location facEor is of especial importance in the provislon of new
unlts at the lower rent levels. Famllies in this user group are not as
moblle as those in oEher economic segments; they are less able or wllling
to break wlth established social, church, and neighborhood relationships,
and proxiurity to place of work frequently is a governing conslderatlon
in the place of resldence preferred by families in this group. Tttus,
the utilization of lower-priced land for ner,r rental housing ln outlying
locatlons to achleve lower renLs may be self-defeatlng unless the
exlstence of a dernand potentlal is clearly evident.



Table I

Ctvllian tfork Force Conponents
Madlson. Elsconsln. SMSA

Annual Averages, 196O-1965
(in thousands)

Year

1_960

196r.
L952

1963
L964
1965

First
slx months:

Civi 1 ian
work force

r.o4.
108.
113.

Total
employment

Agrlcul tura I
emD t Total othe*/

Unemplolment
Number Percent

Nonasricultu ral emolovment
I{age

and salanr

86
88
88

2.7
3.O
2.6

2.7
3.O
2.5

99
99

l_oo

8.5
8.2
7.9

2
2
2

2.9
2.7
2.6

3.O
2.7

2
8
3

9
6
8

96.5
96. 8
97.7

1_O1.8
105.8
ttL.2

108.9
115.3

9.8
8.8
8.7

7.9
7.5

7
o
9

9.O
9.3
9.2

7
9
1

3
3
1

75
76
80

84
88
94

11.O
11.1
8.8

1955
Ls6d./

8
5
3

2.7
2.3

93.3
97.6

103. 3

101. O

I]07.7
91.8
98.3

9.2
9.4

al rncludes self-employed and unpaid famtly workers and domestic
workers in prlvate households.

ll June 1966 data is prelinlnary.

111.8
118.O

Totals may not add due to rounding.

Wisconsin State Enployment Servlce.

Note:

Source:



Table II

Nonaericultural Wase and Sala Emolovment bv IndusErv Grouo
Madison Wlsconsln SMSA

Annual Averagesi 196O-1955
(in thousands)

1960

75.7

L96t t962 L963
FlrsE six months

1965 t96&tIndustry group

Nonagricultural wage and salary employment

Manufacturing

Durable goods
None lectrical machlnery
Other durable goods

Nondurable goods
Food and kindred products
Other nondurable goods

Nonmanufacturlng

Contract construction
Transportation and public utilities
I{holesale and retail trade
Finance, insurance, and real estate
Servlce and mlscellaneous
Government

al June 1965 data are PreliminarY.

Note: Totals may not add due Lo roundlng'

Source: I{isconsin State Employment Service'

L3.2

8.O

77.O

13. O

5.Ofr
3.4

8.0

80. 1 84.3

L964

88. 3

t965

94.L 91.8 ee .!
15.5L3.2 13.3 13.8 14.5 L4.2

6.86.35.95.55.35.2
2.8
4.o

2.6
3.7

2.O
3.5

L.7
3.5

5.8
2.2

L.7
3.6

5.6
2.3

5.7
2.3

6.s
2.6
3.9

8.0
{a
2.4

79 .6

2.3
3.5

7.8 8.1
5.5 5.6
2.3 2.5

77.6 83.5

7.9
5.6
2.3

74.5

7.8
5.6
2,2

71.O

6.1
5.0

20.5
5.1

13.9
33. 4

5.2
4.7

18.9
4.7

13.4
30.8

5.8
4.8

19 .5
4.8

13. 5
31. 1

5.4
4.5

18. 1
4.6

L2.5
29.3

5.O
4.4

t7.4
4.4

LL.7
28.L

4.9
4.L

L6.2
4.O

10.8
27.O

4.4
4.O

15.8
3.9
9.9

25.9

4.4
4.L

L5.7
3.8
9.8

24.8

7.9

62.5 64.O 65.9

ri" i:l



Table III

After Deduction of FederaL lncome Tax
Madison. Wisconsi.n. SMSA. 1956 and 1968

L966 1958
All

famtlies
Renter

households €y'

4
100

$6,1 25

All
fanilies

Renter
4ouseholds

5
l.oo

$6,45O

gFamilv income

Under $ 2,OOO

$ 2rOOO - 21999
3'OOO - 31999
4'OOO - 4rggg
5'OOO - 51999
6rooo - 6rggg

3
4
5
7
I
o

8
7
8
9

L2
13

t

2
4
5
6
8
9

9
7
9

10
13
13

11
9
6
7
2

1

7,OOO
8,OOO
9 ,OOO

IOrOOO
1 2 r5OO
15,OOO

-1

11
11

9
15
10

7
100

10
10

9
L7
11

9
100

$8,600

9
9
9
9

99
99
99
49

t
t
t
,

7
8
9
2

1

8
8
9
2- L41999

and over
Total

Median $81175

d Excludirs one-person renter househoLds.

Source: Estimated by Housing Market Analyst.



Tab1e IV

Enrollment Trends and Housinp Characteristics
University of l{isconsin at Madison

Seotember 1950- September 1956

Place of residence
Total

enrol lment

L5,766
14ro2o
13,571
13 1346
13,954

15 , 134
15 r 918
t5 1929
16,59O
17,433

18r811
20, I 18
2r 1733
24r275
26,293
29 1299
31,3OO

Univers i ty
dormi toryg/

Fraternity
or sororitv

1r525
1r660
1 ,559
I,515
1r565

L,62L
IrO+y
1 ,7O5
1 ,599
1 ,565

1 ,511
679
723
722
800
907

NA

wirh
parents

L r382
r,736
L,892
L,949
1r819
2,23O

NA

Dat,e

September 1950r 1951
tt L952
il lg53
,, Lg54

1955
t955
1957
1958
1959

Private Apt., house,
dormitory trailer, etc.

2 1657
2,557
2r50g
2,54O
2 1527

6 r42t
5 r27L
41622
4r872
4rgg8

5, 171
5r38O
5,OO7
4r654
3r854

2 1597
2r2O4
2,37 4
2 r43r
2,722

3,48I
4,3O1
41659
5,O5O
5 1236

5,42O
6,162
6,597
7,845
I o447
8,877

NA

I
8
5
6

33
27
22
25

1,
1,
1,
1,
1,

706

Other

860
997

L 1229
763
886

814
C,63

548
799
900

I ,891
723

1,095
1r5O2

827
1r411

NA

1

i
I
I
I

lt

ll

lr

il

lt

I,
I,
I,
1,
I,

21640
2 1569
2,596
3,O1l
4 r3r2

m7
356
403
467
s66

ll

lt

lt

ll

ll

lt

ll

1960
r951
1962
1953
1964
1965
rs569l

4rL55
41526
41620
5 1523
6r658
7 1653

NA

41452
5,292
5r816
5,734
6,742
7 r22L

NA

a/
b/

Includes on-campus apartments for fne1fled students.
Unlversity of Wisconsln estimates.

Source: University of l,lisconsin Department of Institutional Studies and University Housing Bureau.



Population and Household Trends
t"tadig r.a

Table V

September l,
1966

Averase 1 chanee

Nonfarm population

Madison
ResE of Dane County

County total

Ngnfarm households

Madison
Rest of Dane County

County total

Household Size

Madison
Rest of Dane County

County total

April 1,
1950

96,056
48.849

L44,go4

26 rO27
14.095
4 1123

3.22
3. 31
3.25

April 1,
1960

1950- r960 1960- 1956

L26,70,6
75,48O

2O2rlg6

3.05
3.54
3.22

lTO,OOO
94.OOO

264,OOO

49 17ml
26.OOO
75,7OO

3.O4
3.54
3.22

Number

3,O55
2,663
5 1728

1r183
673

Number

6'75(u.
2.97 5
9 1625

2.8
4.4
3.4

4.2
3.5

3.7

Ra

1r85O
800

21650. 4.o

4.6
3.4
4.1

37,856
20.930
58 r 686

3.9
3.81 ,856

al Derived through t'he use of a formula designed to calculate the rate of change on a compound basis.
sources: l95o and 1960 censuses of population and Housing.

1965 estimated by Housing Market Analyst.



Table VI

ts of the SI Inven
Madison. Wisconsin. SMSA. I 19

Madison
Ap@
1960 L966

Rest of STISA SMSA total

Occupancy and tenure

Total nonfarm housing supply

Occupied housing units
Owner -occupied

Percent of all occupied

Renter-occupied
Percent of all occupied

Vacant housing units

Avai lable
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

39,55t

37 ,856
20 r5r3

54.27.

L7,343
45.97.

1 ,695

I ,318
470
2.27"
848
4.7%

52, lOO 22,89L 28.600 62,442 8O,7OO

49,70,o^
25 r2OO

50.77"

24r5OO
49.37"

1 ,3OO
5.O%

Apri I
1960

20,83O
15,036

72.27"

588
2o,0
L.37.
388
6.3%

Sept'ember
1966

26,OOO
17 ,9OO

68.87"

8, lOO
3L.27"

Apri 1

1960

58.686
35,549

60.67.

23,r37
39.47"

3.7 56

1 .906
67U^

r.97"
L 1236

5.L7"

SepEember
1966

75.700
43, lOO

56.97"

32,600
43.L7"

5.OOO

2,goo
900
2.O7"

2,OOO
5.97.

517
27

94
97.

2.rcO 2.061 2,60i0

1,900
600

l.OOO
300
r.67"
700
8.O%

2 37.

oLher vacantg/ 377 5oo

q/ Includes vacant seasonal units, dilapidated units, units
held off the market.

Sources: 196O Census of Housing.
1966 estimated by Housing Market Analyst.

Lr473 I,600 I ,850 2r1OO

sold or rented awaiting occupancyr and units



Table VII

Number of Housing Units Authorized by Building Permits
Dane County. Wisconsin. 195O-1966

Priva te residential construction Total
publlc
units

Total
SMSA

L 1747
979

l r30t
L r29O
I ,828

2rl75
I,512
1 ,55O
21649
I ,984

2,O34
21196
2rL46
3 r27L
4,297
3r211

r 1567
L 1344

Year Madison
Rest of

Middleton Monona Sun Prairie Dane County
Total

private units

1950
1951
L952
I 953
1954

1955
r956
t957
1958
1959

1960
1961
t962
1963
1964
r965

First seven
mo8
1955
L966

1r158
54L
650
532
903

I, 141
889
770

1r558
1r 1O9

1,298
l r27o
I ,348
1r781
2r6L2
L 1446

818
817

s4
42
31
38
19

60
33
74

297
LO2

155
111
t27
159
r97

172
r31
113
115
97

130
139
ts7
295

78
130

50
49
49
57

r26

90
106
85

to7
283
L25

424
327
524
494
643

758
501
487
591
633

488
341
523
854

,o27
,4o8

660

L,747
979

1,3O1
1 ,285
1r828

2rL75
r r6L2
1,45O
2 1360^
I ,984

2,O34
1,916
2,146
3r111
41297
3r211

L,667
L 1344

100
288

280

160

5
3352

28

I
I

368
50
56

54
49

75
54

Sources: C-4O ConsEruction Reports and Local Building Inspectors.



Table VIII

Private 1v- Financed Housins Units
Autho rized bv Buildinp Permits bv Tvoe of Structure

Madison. Wi sconsin. SMSA. 1960-L966

Madison
Single- Multi-
familv familv

Rest of SMSA
Single- Multi-
farni lv fami lv

Total Madi son SMSA

Single-
fami 1v

L,297
1,O83
1rO89
L 1262
t r4gg
I ,533

756
647

Mu1 ti-
fami lv

737
833

1rO57
1 ,849
2 r7gg
L 1678

911
697

Total

2 rO34
1,915
2rt46
3r111
41297
3 r2LL

L 1657
1,344

Year

1960
1961
L962
1963
1964
1965

First seven mos
1955
1966

785
624
s79
673
796
7s6

427
349

513
646
769

1 ,1O8
1 ,816

690

391
468

5L2
459
510
589
7c3
777

224
187
288
74r
982
988

520
229

329
298

Source: C-4O ConsEruction Reports and Local Building Inspectors



Table IX

Xedlson. Iflrconsin. Area Postal Vacancv Survev

Aurust 8. 1966

Tolrl rccidcncce and aortmntr Rcsidcncca

Torrl porciblc
dclivcricr

Vrcroi unit. Toral possible
dclivcrica

Vacanr units Vacant unitr VacotffiUndct
All % Uecd Ncw contt.

Undcr Toral ooeeible
dclii,crica Ail% Urcd Ncr con.t-

Uoder Toul pouiblc
Portrl rce All Ncw coolt.

The Survey Area Total

Nadisoo

Uaio Offlce

Uiddletoo
l{ouot noreb
Oretoo
Stouthton
8un Pralrle

2.571 U 1.939 638

2-L42 3.9 1.590 552

543 4.3 52r 22

7.8 1.308 374

7.7 L.226 358

4.9 458 22

895 19 2.L

77o 13 LJ-

t25 &-g

23

6l
24
l7

66.126

55.24E

L2,696

1.214

1.097

205

44.565

34.598

2,988

9.967

2.0 631

1.6 3U

2.L 63

2L.561

20.650

9,708

1. 682

1.584

480

895

558

63

t46
60

289

337

55
l5
23

L79
65

TL:

226

1.6 77 69 82
1.0 57 3 43
1.8 167 L22 100

2&

t94

12

8
5

25

29.t

E71

2U

741
176
682

Other Cltles and Tom8 10.E7E 435 4.O

Statlons r

Brookrood
ttl1ldale
East side

5.7
2.O
3.3

2,235
t,253
L,27O
3,397
2,723

4.2
1.9
2.O
5.7
3.6

3,787
2,9L7
4,238

595
116
393

15.7
4.O
9.3

366 229
92 24

310 83

t76

594

2.E

1.3

443 298 48E
149 Z7 133
477 205 2?t

142. 86 1r7

46 46 51
24-9
18814

188 5 2L
?3 25 22

94
24
26

193
98

13,109
8,802

20,64t

9,322
5,885

16,403

406
90

171

5

8

!

2
I
3

30

2a

E2 16

-23 16
9-
3-

L4
33

3.0 23
1.3 15
1.8 15
5.4 L74
2.6 40

846
121
244
301
455

3.4 26? 70 87 911 98 10.8

23
9

t4
2t
20

39 10,0
9 6.8
3 11.5

t4 14.5
33 t2.3

389
t32

26
96

268

0. 0

,
2
62

3
4

L7

domitorice; oor docs il covcr bordclup rcaidcoccc c apdmcrt! tlat uc not rntcndcd for occupancy.

ooc poesiblc dclivcry.

Sourcc: FHA portd vacancy lurecy cooductcd by collaborating posrmastcr(s).



Table X

Status of New House Complet,il ons in Selected Subdtvisionsg/
Madison, Wisconsln, Housing Market Area

As of Januarv 1. of L964. 1965. t966

Speculative construction

Sales price

Under $15,OOO
$15rOOO - L7,499

17,5OO - lg,ggg
2OTOOO - 24rggg
25'OOO - 29,ggg
3OTOOO and over

Total

Under $15'OOO
$15,OOO - L7,499

17,5OO - 19,999
2OTOOO - 24,ggg
25,OOO - 2g,ggg
3OTOOO and over

Total

Under $15,OOO
$15,OOO - L7,4gg

17,5OO - 191999
2OTOOO - 24,ggg
25,OOO - 2g,ggg
3OTOOO and over

Total

Total
completions Pre-sold Total Sold

Houses completed in 1953

Percent
UnsoId unsold I

8
t44
173
38
29

1

393

2
19
70
L2

1

_1
to5

6
125
103

26
28

5
107
97
23
18

53
4t
64

1

L54

10

37288 251

14.;
5.8

11 .5
35.7-

1;
6

3

13.;
12.O
9.3

13.2

L2.8

Houses comole ted in 1964

L26
t25
r15
45

5
4L7

9;
t28
155

26
I

400

al Selected subdivisions are
year.

Houses completed in 1965

5;
50
4r

L57

6;
75
75
38

5
250

5;
66
68
33

5
230

;
9
7
5

58
48
80

8

L94

3;
80
75
I8

.1
206

30 11 .5

30 15.5

5
7

L5
2

8.5
t4.6
20.o
25.O

those with five or more completions during the

Unsold Inventory Surveys completed by the Milwaukee, tlisconsin, FIIA
Insuring Office. ,

Source:

4*er-
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ErrD NO. 37L5
(Phone: 382-4693)

U.S. DEPARTTIENT OF HOUSING
AND URBAN DEYELOPMENT
WAgHINGTON D.C.2O'IO

FOR RELEASE:
r-nm, ,emusr lt , L967

HOUSING MARKET AI.IALYSIS . MADISON. WIscoNslN

Ttre Federal Housing Administratlon today released lts analysis

of the Madison, Wisconsln, houslng market as of September r, isOe.

Ttre houstng market area includes all of Dane County.

Demand for new housing is estlmated at 21600 unite a year for the
two years beglnning September 1, L966. The total includes 1,5OO slngle'
famfly houses and lr1OO multifamily units. About 300 more multtfamlly
unlts could be marketed I'if provided at rents achtevable with the atd
of below-market-lnterest-rate financlng or asststance ln land acqulei'
tlon and cost.rr The demand estimate does not lnclude publlc low-rent
housing or rent-supplement housingo ,

As of September 1, Lg66, there were 2r9OO vacant, avallable, housing
units in the ."ea. Ttre 900 units avallable for sale rePresented a 2.0
percent vacancy rate and the 21000 units avallabIe for rent, a 5'8 vacancy

rate. these vacancy levets were higher than in 1950, rrbut represent a

decllne from the high vacaney levels evident ln the area ln 1965 and early
1956.'r

There have been 18'o5o prlvately-flnanced houslng units authorized
in Dane County since ts6Or includlng 8r4OO slngle-family units and 9'650
unlts ln rnultlfarniLy structures. rrBullding actlvity reached a peak in
1954 vrhen 4,300 untts were authorlzed, lncluding 218OO multlfamlly unite.rl
On September 1, Lg65, 9O0 units were under constructlon, includlng 35O

slngle-famlly houses end 550 units of multlfamlly houslng.

(more) *SpIg jtpuBru.:o11 .Eg1 uoog
lueudoleirag uBqrn pue Eulsnog Io 'ldog

rtJB.IqI'tr
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Ntnagricultural wage and salary employment ln the area averaged
98,300 in the first half of L966. State government accounts for about
one-fourth of the total, including nearly l1r8o0 employed at the
University of Wisconsin. Enployment ls expeeted to increase by about
4,400 to 4r5OO jobs yearly for two years, led by gains in the govern-
ment sector.

"Unemployment in the area has been low in the past six years.
In 1955, 2.3 percent of the work foree was unemPloyed."

Ihe current median annual income of all families is $8r175, after
deductlon of federal lncome tax, and that of renter households of two
persons or rnore is $5r 125.

The nonfarm population of the area totals 264.OOO including 31r300
students. ltre populatlon is expected to increase by 9,000 yearly for
the next two years, to a September 1968 total of 2821000.

There ate 751700 nonfarm households in the area, including 5r300
student households. By September 1968, there should be 81r500 house-
holds ln the arear a gain of 21900 a year.

toL
4rh

Requests for copies of the complete analysis should be directed
ar^tence S. Katz, Director, Federal Housing Administration, 744 N.

Stfeet, Milwaukee, Wisconsin 53203.

****
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